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Abstract 
Sustainability can be achieved through housing development as it could promote social equity, generate economic 
growth, and promote environmental conservation through its planning, construction, design and management. It is to 
be believed that the most fundamental aspect in achieving sustainability is through the planning system and 
development plans. The issue of non-compliance such as illegal change of land use zoning and conflicts in 
development plans are among others that affect sustainability in the housing sector. Therefore, the intend of this paper 
is to review how land use planning regulations such as Acts, development plans and planning guidelines may affect 
the achievement of a sustainable urban housing development in the Klang Valley. 
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1. Introduction 
Sustainable development has been a much debated subject in the most recent years especially in 
developing countries. Due to rapid urbanisation with increased population and rapid economic growth, 
every developing country is now moving forward in implementing sustainable development. The 
Malaysian government has expressed its concern in achieving the goal of sustainability through several 
strategies formulated in their five year national development plans. To accomplish the goal, the housing 
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sector could play an important role as it has significant impact to economic, social as well as 
environmental dimension of sustainability.  Urbanisation has generated economic growth in the country 
with increased population rate in urban areas. This is due to the fact that urban areas offer wider job 
opportunities to people which encourage them to migrate from rural to urban areas. As housing could 
promote social equity among people, it could also promote environmental conservation through its 
planning, construction and design.  It is to be believed that the most fundamental aspect in achieving the 
goal of sustainability is through planning system and development plans (Owens, S & Cowell, R, 
2011).The preparation of structure plan for instance has mentioned on sustainable development as stated 
in Section 8 (3) of Act 172. Moreover, policies, strategies and proposal outlined in structure plan also 
help to guide the local plan to achieve objectives related to sustainable development. In addition to that, 
several studies on sustainability also have been done during the process of preparing development plans 
which namely Strategic Environmental Assessment (SEA), Social Impact Assessment (SIA) and 
Sustainability Assessment (SA).  
In the context of housing, land use planning seemed to be the key player to promote a sustainable 
housing especially in the urban areas. With the increased population growth in urban areas, it will put 
stress to develop a land as demand for housing and services also keep increasing. A well planned zoning 
of land use for housing area, provision of open space and recreational area, provision of community 
facilities are among those aspects that can generate impact on living environment of the people. 
Furthermore, sustainability in housing development can be achieved through a good implementation of 
planning mechanism such as development plan system, planning control system and appeal board system. 
However, the most debatable issue regarding its implementation in housing development process is the 
non compliance of planning regulations in accordance with the Act 172. This is line with Chua, R.S & 
Deguchi, A (2008) which indicated that effectiveness of planning as a tool to guide development is still 
questionable due to the issues related to the preparation and implementation of development plans ( 
structure plan and local plan) as well as planning control. Thus, it is a big challenge for authorities at 
federal, regional, state and local level to plan, control and monitor development policies, strategies and 
proposal to ensure sustainability can be achieved in the future. The aim of this paper is to develop a 
theoretical framework which discuss on how land use planning regulation involved in housing process 
could affect sustainable urban housing. The study is based on review of literature. In achieving the aim, 
objectives outlined are; 1) to explore the non compliance issue in housing development process with the 
overview of planning control and factors of difficulty in housing process and significant factor involved 
in sustainable urban housing that interrelated with planning regulation, and 2) to identify the gap based on 
the overview relating to non compliance on planning control and sustainable urban housing. 
2. Planning Control in Housing Development Process  
As stated above, planning mechanism such as development plan system and planning control system 
plays important roles in achieving sustainability in housing perspectives. Generally, this section discusses 
planning control system in housing development process. At federal level, the National Physical Planning 
Council acts as an advisor for three (3) types of developments as specified in Act 172 which are; 1) 
development of new township with more than 10 thousand population or larger than 100 hectares or both,  
2) Development of major national infrastructures, and 3) development on hilltop or hillsides. During the 
process at state and local levels, the applicants need to submit their application to the local authority with 
the attachment of a development proposal report (DPR) which includes development concept, 
justification, layout designs, details on land ownership, topographic and land uses. One Stop Centres 
(OSC) at local planning authorities then ensures the compliance of the development to the local plan of 
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about the proposed development and their right to make objection. In the end, the planning authority will 
make a final decision on the rejection or approval of the application.  
In relation to housing development process, the project begins with the land acquisition stage and ends 
with the selling of the houses built. Planning control comes in during the process of getting statutory 
approvals. During the first stage of housing development, the applicant or housing developers acquired 
land and if the current acquired land use is under agriculture category, the developer has to convert the 
land by submitting an application to the relevant land office for a change of land use from agriculture to 
building (stage 2). In accordance with a prepared layout plan, subdivision of the land is applied for. Next, 
layout plans, building plans, roads, infrastructure and other plans are prepared by the consultants with 
reference to the proposed housing development project (Stage 3) before it is submitted to the OSC at local 
planning authorities for approval. It has been argued by housing developers that planning constraints only 
appear during the approval of planning applications that have been already submitted to planning 
authorities or to land offices. Among constraint stated by developers are conversion of land use category, 
delay in getting approval, non- compliance with development plan, imposition of several planning 
conditions such as proposed density, infrastructure improvement which leads to increased production cost 
and reduced buildable site for houses (Mohd et al, 2007). After the layout has been approved by the local 
planning authorities, earthwork and land leveling are carried out by housing developers for housing 
construction (Stage 4) and Certificate of Completion and Compliance is issued after the completion of the 
project (stage 5). Activities involved in stage 4 to 6 is not going to be discussed in detail here as it does 
not come under urban planning jurisdiction and planning control is only applicable at the first three 
stages. Fig. 1 shows a flow chart of various activities and stages involved in the housing development 
process in Malaysia. In order to correlate the occurrence of non compliance involved in housing planning 
process, the next section is the overview on factor of difficulty as studied by Mohd, et al (2007) and also 
discussion on implication to sustainability aspects.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Fig. 1. Flow chart of housing development process 
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3. Factor loading in Housing Planning Perspective  
Urbanisation has put stress upon housing development with the increased population rate mainly in 
major urban areas.  In addition, shortage of land supply has resulted in problems such as shortage in the 
number of open spaces, recreational areas and inadequate provision of community facilities within the 
housing areas. Table 1 summarises the interrelationship between several housing aspects and factor of 
difficulties based on a study done by Mohd et al, 2007. Based on the study also, this paper tends to review 
on some implication to sustainability in housing (refer (A) in table 1). It showed that development plans 
and planning standards are among the factor of difficulties faced by housing developers especially when it 
comes to land matters such as location, size, conversion and matters related to provision of community 
facilities and open spaces. Provision of community facilities and open space, and land location for 
housing is seemed to be aspects that highlighted among developers with regards to policies and concept 
outlined by respective development plan.  It has been argued that the site identified for housing in the 
development plan does not guarantee the housing development will meet the demand. Rather than 
location chosen must be within the proposed  new growth area, developers claimed that suitable location 
for housing is to be close to existing roads and infrastructure.  In addition, land dealing has caused 
disruption when it comes into conditions imposed related to accessibility. There is also problem in the 
case of land use zoning where land cannot be readily used for housing without the provision of 
infrastructure, although the development plan has shown a housing zone. Moreover, provision of 
community facilities and open space as required in development plan also difficult to comply as the size 
of land is quite limited. Based on this study, again, it can be review that the issue of non compliance is 
quite apparent in the perspective of developer in providing sustainable housing when it comes into 
location identified for housing. As problems in dealing with land to provide those requirements occurs, 
some developer may leave the project to be abandoned and if they continued the project could be lacking 
in the provision of required 10 percent of open space. Implication of these situations for instance could 
affect living environment of the communities in the neighbourhood.  
Meanwhile, problems in the planning standards have been raised by housing developers especially in 
the layout approval and land subdivision. For instance, provision of community facilities required a large 
land acreage which consequently limits number of houses to be developed. There is also problem to 
comply with road design and width as it is depends on neighbourhood unit to be created and security 
measure considered. Similar to provision of community facilities, the provision of public utilities is also 
difficult to comply because the size and quantity is depends on planning standard. However, it can be 
review that such compliance with planning standard provided by authorities is for the purpose to ensure 
sustainable in housing could be achieved. Therefore, housing developers should comply with this 
regulation as one of their strategies in dealing with planning control in urban housing development 
(Asiah, O, 2006). In line with, planning authorities should also play an important to monitor, control and 
tackle the issue of non compliance.With regards to procedure for planning application, developers 
claimed that the long time taken for planning application process involved several factor such as waiting 
for the adoption of the development plan and planning standard and guidelines. Meanwhile, planning 
decision is also factor of difficulties as planning authorities imposed unsatisfactory conditions and it 
becomes even worse when there is changes in decision making process involved planning standard and 
policies. Based on this discussion, the dominant factor seems to be associated with development plan 
which is also important guidance in housing development. The items considered in housing planning such 
as provision of open space and facilities could create sustainability in social aspect while land location 
and housing density could contribute to economic sustainability in housing and land dealings involved in 
planning permission could have significant impact towards environmental sustainability.   
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Table 1. Factor loading in housing planning perspectives 
 
(Source: improvised from Mohd et al, 2007) 
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housing planning 
stage 
Factor of Difficulties in Housing Planning Perspectives (Developer perspective) 
Review considered for variance between 0.4 to 1 as it show important relationship 
among items and factors  
Review on 
Implication to 
sustainability     
(A) 
 Development 
Plans (DP) 
Planning 
Standard 
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for 
Applications 
Planning 
Decision 
Planning 
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& 
Correspondents 
Non 
Plan
-
ning 
 
Land location          No access to 
road could affect 
in terms of 
economic  
Land constraint       
Land holding       - 
Land category      Long process in 
land dealing 
could affect 
abandoned 
housing 
 
 Standard for 
density affect 
economic & 
design affect 
social 
Land size          
Land conversion        
Land subdivision 
and Individual title 
         
Layout approval         
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Housing design        
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road design 
promote 
security. Non 
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Provision of 
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Provision of 
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4. Non Compliance Issues related to Land Use Planning Regulations  
Non compliance seemed to be the most arguable issue in achieving sustainability as it may affect 
quality of life in term of social, economic and environmental aspect. According to Ibrahim et al (2007), 
land dealings have caused disruption to the development of housing projects. This is due to the fact that 
each planning application must comply with planning control as provided by the Act 172; 1) development 
conforms with local plan (Section 18) and 2) development contrary or without planning permission 
(Section 19 & 20). Non compliance to the development plans such as local plan and its planning standard 
are among the good example to discuss in this paper as it has significant influence in implementing 
sustainable urban housing. Developers as an implementer in achieving sustainable also claimed that 
planning become the most critical stage when it comes into applying for development approval which 
sometimes led to the issues of abandoned housing project and increased housing price. This is line with 
Chua R.S & Deguchi A, (2008), Aluko, O (2011,2012) and Nazirul, Z.A (2009) who indicated that non 
compliance with planning regulations related to land use causes difficulty to developers to achieve 
sustainable urban housing. Previous researches (Alias, R , 2009, ChuaR.S & Deguchi A, 2008 and Mohd. 
et al, 2007) have identified that most of the issues in land use planning are related to non- compliance to 
the proposed land use zoning, unclear regulations with respect to policies which are outdated and failure 
to impose the exact planning conditions. One of the problems occurring is related to non-compliance with 
the higher level development plans (structure and local plans). There is problem where the local plans 
contradict with the gazette structure plan like in the case of Petaling Jaya Local Plan. Land zoned for 
housing redevelopment is nowhere near the area in the map demarcated in the Selangor State Structure 
Plan (Al-Junid & Kadouf, 2006). In addition, policies, objectives and standard related to aspects such as 
land location, land size and provision of community facilities in development plan also difficult to 
comply by developer. The possible cause of non compliance with the local plan seemed to be related to its 
content, proposal and guidelines which is outdated and not reasonable as well as delay in completion of  
local plan (Chua, R.S & Deguchi, A, 2008).If land location for housing is not easily accessible to the 
nearest transit node, the housing could consider as unsustainable as it may increase travel cost of people. 
There is also a problem where land has been zoned for housing area but eventually rezoned for 
commercial use due to pressure from existing development. In this case, the land use control under land 
law seemed to be loosened. When the local authorities zoned the area for residential purposes, this zoning 
benefited the resident living in this area. People buying the land in the zone are willing to pay higher 
prices due to promises given by the authorities that promote sense of security, tranquillity and attraction 
of living in a residential zone. If there are changes in land use, the residents might be disappointed and it 
goes against their original purpose of buying a house in the area. In addition, there are cases where the 
contractor has already carried out earthwork even before planning permission was granted. It was argued 
that local authorities allow the developers to proceed with   project to suit the new developments in the 
area even before the plan is gazette (Chua, R.S & Deguchi, A, 2008). Acts regarding the change of land 
use particularly Act 172 is neglected by the local planning authorities for instance, the recent case of a 
public field in Kelana Jaya which was planned to be developed for commercial use even when it was 
gazette as a green area in the local plan. The possible cause of this issue might be due to lack of 
knowledge about Act 172 from planners and public and enforcement by the authorities.  
This is similar to the problem of non-compliance with planning requirements or planning condition. It 
has been indicated that housing items such as road design, layout approval, land subdivision and 
provision of utilities in the planning standard and guidelines are considered difficult to comply with by 
housing developers. Mohd, et al (2007) stated that the condition imposed related to accessibility seemed 
to be difficult to comply with. Moreover, housing developers argued that the requirement of 10 percent 
provision of land for open space might limit number of house that can be built and affect their profit 
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(Salfarina et al, 2010 and Nuraliah et al, 2008). This may eventually lead to issues of social sustainability 
by which it may affect the comfort of society and discourage social interaction within the residential area. 
The question is, how effective are these regulations in facilitating its roles in ensuring sustainable 
housing? To what extent does the land use planning regulation incorporate with the element of sustainable 
for urban housing? Regardless of continuous debates on land use planning regulations in promoting 
sustainable housing, this paper intend to overview on sustainable urban housing, its issue and challenge 
related to urban housing and also identify the integration of sustainability factor  with the land use 
planning regulation.  
5. Sustainable Urban Housing Development: Overview 
This section intend to review on sustainability in the urban housing context including its characteristic 
and factor,  sustainability issues and challenges related to urban housing. The sustainable development 
concept was originally defined 
98; United Nation 
General Assembly, 1987; Robert et al, 2005 in Farah & Nur,  2012). In other words, this means any 
development should meet the desires of people with no harm to the 
However, this concept was gradually amended to specifically focus on the quality of life which enhances 
three (3) dimensions including economic, social and environment aspects. These three (3) main elements 
are important as to promote sustainable development for any project especially housing development as 
housing could promote social equity among people, generate economic growth and also promote 
environmental conservation. Winston, N and Eastaway, M (2008) indicated that housing should be further 
developed to act as indicator based on its importance in sustainable development. There are several 
aspects considered in housing which include location, construction and design, dwelling use and 
regeneration (Winston, N and Eastaway, M, 2008). In the case of location, land use planning in terms of 
easy access to public transport and employment and mixed use development is important as it is the first 
stage of every housing development. In addition, higher densities, access to open spaces, housing quality, 
affordability and safe living environment are among characteristics that should be given concern in 
designing a residential development for a community. Meanwhile, the aspect of dwelling use and 
regeneration involves characteristics such as maintenance and management as well as energy efficiency.  
The concept of sustainable housing and its practice is still new especially in developing countries like 
Malaysia. The European Union indicated sustainable housing in three perspectives which are 
construction, social and economic factors, and eco efficiency (VROOM, 2005 in Abu Hassan et al, 2010) 
while Morgan and Talbot, (2001) in Karrupannan & Sivam, (2009) described that sustainable housing is 
means to contribute to community building, to social justice and to economic viability at a local level. In 
addition to this, Larasati (2006) in Farah, I &Nur, M (2012) argued that the general factor of sustainable 
housing practice applied under various circumstances depending on the state in which it is implemented. 
Based on these perspectives, it is clear that housing practice itself plays important roles in providing vital 
quality for people which include socio, economic and environment aspects of sustainability.  
Nowadays, sustainable housing is much concern on the aspect of physical design of building and the 
use of high technology which much related to green building. However, this paper is not intended to 
further discuss on that matter because it is under the construction and building design stage. In planning 
perspective, several housing aspect need to be emphasised in achieving sustainable urban housing such as 
site location and design of the house which considered as the most significant factor involve sustainability 
in housing. As development of sustainable housing refers to development of building, it is also associated 
with housing layout plan. Site location of the housing area can be determined through development plan 
as it is one of consideration aspect in preparing the plan. Similarly, design of the house in planning 
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perspective can be determined through planning standard and guidelines like instance, the provision of 
open space. The design consideration aspect can be categorised into two (2) which is design of the house 
(space) and design within the residential area (facilities). When it comes into urban housing, its 
characteristic is much related to higher density which is flatted type of house with good access to open 
space and community facilities, easy access to workplace as well as affordability (price of the 
house).Urban housing problems normally arise when the developer in urban areas have less interested to 
build medium and low cost housing due to small profit gained from the development which consequently 
affected in terms of affordability. In addition, with shortage of land supply and increased value of land in 
urban areas may also affect in the provision of open space. This is much concerned with the compliance 
of development plan and standard guidelines provided for planning approval where at some point, 
developers refuse to comply with the provision as there is lack of enforcement carried out by the authority 
(Chua, R.S & Deguchi, A, 2008 and Nazirul, Z.A, 2009). If this situation happened, it may affect the 
quality of living environment of people in urban areas and goal of achieving sustainability is seemed to be 
impeded. Therefore, in order to identify the most significant factor (design and location as it is much 
related to planning policies, development plan, standard) involved in sustainability for urban housing, this 
paper tend to classify and review the factor as shown in table 2 (B).  
 
Table 2. Significant factor involved sustainability in urban housing (planning perspective) 
Sustainable Housing  Review ( B) 
Aspect  Characteristic  Elements  Focus of the Study  Author(Year)  
Location  Sustainable land 
use planning  
 Scattered settlement  
 Brownfield vs. Greenfield  
 Mixed use developments  
 Close to public 
transportation  
Sustainable 
Housing in the 
Urban Context: 
International 
Sustainable 
Development 
Indicator Sets and 
Housing.  
 
(A)  
Winston, N & 
Eastaway, M 
(2008) 
The concept and 
policies outlined in 
DP relating to those 
elements could 
promote social, 
economic & 
environmental 
sustainability  
Site location for 
housing  
 High and medium density  
 Near transport nodes  
Sustainable 
Development and 
Housing 
Affordability. 
(B)  
Karuppannan, 
A & Sivam 
(2009) 
Consideration of 
site location as a 
tool in DP could 
promote economic 
sustainability   
Design  Design of the 
house & design 
of residential 
area  
 Higher residential densities  
 Housing quality  
 Easy access to green space 
 Clean and safe residential 
environment  
 (A)  Design outlined in 
planning standard 
encourages 
sustainability. E.g.: 
density(economic), 
green space (social) 
& clean 
(environment) 
Social interaction 
through 
functional design 
 Good Housing Layout  
- Cluster vs. Row housing 
- Encourage walking & 
community activities  
     (B) Design through 
housing layout could 
promote social 
interaction 
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6. Sustainability Issues and Challenges: Housing Perspectives  
Achieving sustainability is not an easy task to accomplish without better understanding and also proper 
implementation. The challenge of being sustainable in housing projects can be seen at planning and 
construction stage as both have significant influence towards environment, social and economic 
dimensions of sustainability. In the context of planning, economic sustainability refers to activities that 
give benefit to the actors (planners) and users (local people)which mainly focus on affordability (Nazirul, 
Z. A 2009). Legislation compliance is among issues in sustainability which is related to non-compliance 
to policies, regulations and statutes in planning conditions. Meanwhile, environment sustainability is 
concerned on matters related to land, pollution as well as environmental-friendly designs. Social 
sustainability is concerned on the advantages provided for the residents of the houses. Planning for a 
building should concern on how it may affect the community within the house and within the 
neighbourhood areas in the aspect of safety, user comfort, accessibility and human wellbeing. The issues 
of sustainability is summarised in Table 3.  
Table 3. Sustainability issues and challenges in housing perspectives 
 Dimension 
 Social Sustainability  Economic Sustainability Environment Sustainability 
Issues Safety and security issues 
User comfort/ Satisfaction on quality 
of the house 
Accessibility to facilities  
Aesthetic value (design) 
Community involvement in housing 
programme 
Health and human wellbeing 
Social network and solidarity 
(walkability) 
Legislation compliance (compliance 
to related policies, regulations etc) 
Cost efficiency (carefully planned 
strategy, managing etc) 
Financial issue (housing affordability) 
Risk assessment 
Land utilisation, Choice of site 
(layout plan) 
Transport 
Pollution control 
Biodiversity, ecology and 
ecosystem 
Energy efficiency 
Material selection / resources 
Water efficiency 
Waste minimisation 
(Source: improvised from Nazirul, Z. A, 2009 and Ghani, S, 2012) 
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Fig. 2. Theoretical framework integrating land use planning regulation and sustainability elements in urban housing
development 
7. Identification of Gaps from the Review
Based on the overview of land use planning regulation and sustainable urban housing, it can be
identify that the issue pertaining non compliance may discouraged the implementation of sustainable
development especially in housing sector. Compliance issues such as violation of Act 172 which involve
non compliance with the local plan can negatively impact on the effectiveness of land use planning
regulation as an important tool to achieve sustainable housing. Fig. 2 show a theoretical framework 
integrating land use planning regulation and element of sustainability which the idea derived from the 
first objective of this paper. Malaysian government has put commitment towards sustainable development 
through aligning plans and policies which can be seen in development plans with initiatives in land use
planning. Even in the Act 172 also stated that one of the functions of the National Physical Planning
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Council (NPPC) is to promote town and country planning as an effective and efficient instrument for the 
improvement of the physical environment and towards the achievement of sustainable development in the 
country. In addition, there are also studies of sustainability has been practiced by the planning authorities 
through Strategic Environmental Assessment (SEA), Social Impact Assessment (SIA) and Sustainability 
Assessment (SA) which incorporated in planning process. These assessments are very significant in 
evaluating and assessing the overall possible impacts on strategies, policies, plans, programmes and 
projects formulated and purposed in development plan particularly on local plan system. Although the 
existing planning control used to control each housing development, but still non compliance issues arise. 
It is closely linked to the factor of difficulty faced by housing developers especially in relation to 
development plan, standard and procedure. The implication of this issue could reflect the function and 
credential of local plan as an ineffective planning tool because the Act is not fully utilised. In addition, 
public may lose faith on planning control as it is not increase their quality of life. In this case, the 
credibility of land use regulation as a tool to promote sustainable housing is questionable. Therefore, there 
is a need to assess the effectiveness of these regulations in achieving sustainable urban housing through 
policies, strategies, proposal and standard pertaining housing layout, design and provision of facilities so 
that living quality could be improved in the future. This finding is correlated with the second objective 
which is to identify the gap based on the overview relating to non-compliance on planning control and 
sustainable urban housing.     
8. Conclusion 
The understanding of sustainable housing development is still at a low level similar to its 
implementation. Issues of non-compliance nowadays has been debated and the effectiveness of land use 
planning  regulations such as planning acts, development plans and planning standards have also become 
uncertain which hinders the achievement of sustainable urban housing development. Therefore, as the 
greater attention should be to the question of non-compliance, this review is important as to further 
examine and evaluate the effectiveness of land use planning regulations so that sustainability in urban 
housing development can be achieved in the future.  
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